
GOVERNMENT OF THE DISTRICT OF COLUMBIA 
B O A R D  OF ZONING ADJUSTMENT 

A p p l i c a t i o n  No. 1 4 0 4 4 ,  of George Howard and  E m i l i e  J e a n n e  
B e c h t e l ,  p u r s u a n t  t o  S u b - s e c t i o n  8207.2 and  P a r a g r a p h  
8207.11  o f  t h e  Zoning R e g u l a t i o n s ,  f o r  a s p e c i a l  e x c e p t i o n  
u n d e r  S u b - s e c t i o n  7 1 0 6 . 1  t o  change  a non-conforming  u s e  from 
rooming h o u s e ,  t h i r t y - f i v e  bedrooms,  t o  a n i n e  u r , i t  
a p a r t m e n t  house  and f o r  v a r i a n c e s  f rom t h e  p r o h i b i t i o n  
a g a i n s t  t h e  e n l a r g e m e n t  of a s t r u c t u r e  d e v o t e d  t o  a 
non-conforming u s e  ( P a r a g r a p h  7 1 0 6 . 1 4 )  I t h e  l o t  occupancy  
r e q u i r e m e n t s  ( S u b - s e c t i o n  3303.1) , t h e  r e a r  y a r d  
r e q u i r e m e n t s  ( S u b - s e c t i o n  3 3 0 4 .  I) I and from t h e  p r o h i b i t i o n  
a g a i n s t  a l l o w i n g  s t r u c t u r a l  a l t e r a t i o n s  t o  a non-conforming 
s t r u c t u r e  d e v o t e d  t o  a non-conforming use ( P a r a g r a p h  
7106.13)  f o r  t h e  p r o p o s e d  r e r o v a t i o n  and  a d d i t i o n  t o  a 
b u i l d i n q  which  i s  a non-conforming s t r u c t u r e  d e v o t e d  t o  a 
non-conforming u s e  i n  a D / R - 3  D i s t r i c t  a t  p r e m i s e s  2 2 0 1  
K a s s a c h u s e t t s  Avenue, N.W,  , ( S q u a r e  2512, L o t  800)  

HEARING DATE: October 1 9 ,  1983 
DECISION DATE: November 2 ,  1983 

FINDINGS O F  FACT: 

1.. A t  t h e  p u b l i c  h e a r i n g r  t h e  a p p l i c a n t s  amended t h e  
a p p l i c a t i o n  t o  e l i m i n a t e  t h e  v a r i a n c e  f rom t h e  c o u r t  
r e q u i r e m e n t s  o f  S u b - s e c t i o n  3 3 0 6 . 1 ,  

2 .  The s u b j e c t  s i t e  i s  l o c a t e d  a t  t h e  n o r t h w e s t  c o r n e r  
of t h e  i n t e r s e c t i o n  o f  M a s s a c h u s e t t s  Avenue and  22nd S t r e e t ,  
N.W. and  i s  known a s  p r e m i s e s  2 2 0 1  M a s s a c h u s e t t s  Avenue, 
N.W,  I t  i s  i n  a D / R - 3  Dis t r ic t . .  

3 .  The s i t e  i s  g e n e r a l l y  t r i a n g u l a r  ii: s h a p e  w i t h  
a p p r o x i m a t e l y  1 0 9 .  2 f e e t  o f  f r o n t a g e  on 22nd S t r e e t  and  
a p p r o x i m a t e l y  f i f t y  fee t  of  f r o n t a g e  o n  M a s s a c h u s e t t s  
Avenue. The s i t e  c o n t a i n s  a p p r o x i m a t e l y  2 , 7 7 1  s q u a r e  f e e t  
o f  l a n d  area.  I t  i s  improved w i t h  a b r i c k  f i v e - s t o r y  
rooming h o u s e  and  a b r i c k  o n e - s t o r y  g a r a g e  c o n s t r u c t e d  i n  
1 9 0 1 .  The rooming house  c o n t a i n s  a p p r o x i m a t e l y  8 , 7 7 3  s q u a r e  
f e e t  of f l o o r  area.  I t s  main e n t r a n c e  i s  l o c a t e d  on 22nd 
S t r e e t  

4 .  The s i t e  i s  a b u t t e d  o n  t h e  n o r t h  by a f i f t e e n  f o o t  
w ide  p u b l i c  a l l e y  which  p r o v i d e s  access t o  22nd S t ree t  t o  
t h e  eas t  and  €4. S t r e e t  t o  t h e  n o r t h  o f  t h e  s i t e .  T h e r e  a rc  
t h i r t y - o n e  s t r u c t u r e s  w i t h i n  a 300 f o o t  r a d i u s  of t h e  s i t e ,  
E leven  o f  t h e s e  are u s e d  f o r  d i p l o m a t i c  o f f i c e s ,  f i v e  are 
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i n s t i t u t i o n a l  and  c l u b  u s e s  I and s e v e n  a re  a p a r t m e n t s ,  
Seven are s i n g l e  f a m i l y  d w c l i i n g s ,  which  c o m p r i s e  
t w e n t y - t h r e e  p e r c e n t  o f  t h e  t o t a l .  

5 .  The s i t e  i s  l c c a t e d  i n  a D / R - 3  D i s t r i c t  which  
e x t e n d s  a s  f a r  e a s t  a s  F l o r i d a  A~renue and S S t r e e t ,  N.L7. t o  
t h e  area o f  S h e r i d a n  C i r c l e  and  n o r t h w e s t  a l o n g  
b t a s s a c h u s e t t s  Avenue, N.W. S o u t h e a s t  of t h e  s i t e  across 
22nd S t r e e t  i s  a n  SP-1 and  R-5-D D i s t r i c t  a l o n g  
M a s s a c h u s e t t s  Avenue, 

6 .  The s u b j e c t  p r o p e r t y ,  known a s  t h e  Rrgjr le  G u e s t  
House,  l i e s  w i t h i n  and  i s  a prominel l t  member o f  t h e  
M a s s a c h u s e t t s  Avenue H i s t o r i c  D i s t r i c t .  

7. The s t r u c t u r e  w a s  o r i g i n a l l y  b u i l t  a s  a s i n g l e  
f a m i l y  res idence f o r  C a p t a i n  F rede r j - ck  A. M i l l e r .  The 
b u i l d i n g  w a s  d e s i g n e d  by P a u l  J. P e l z ,  a s s o c i a t e  a r c h i t e c t  
f o r  t h e  L i b r a r y  o f  Ccpgress. T h e  r e s i d e n c e  i s  a l a t e  
example 05 t h e  Queen Anne and  Romanesque Reviva ls ,  m o d i f i e d  
blr 1 6 t h  C e n t u r y  N o r t h  European R e n a i s s a n c e  d e t a i l s .  The 
b u i l d i n g  was known as "one  o€ t h e  m o s t  b e a u t i f u l  homes i n  
t h e  N a t i o n a l  C a p i t a l .  '' 

8 .  Between 1 9 0 1  and  1923,  t h e  p r o p e r t y  changed  
o w n e r s h i p  several t i m e s  b u t  r ema ined  a s  a s i n g l e  f a m i l y  
r e s i d e n c e .  I n  1923 t h e  b u i l d i n g  was c o n v e r t e d  t o  o f f i c e s  
f o r  t h e  Costa R ican  a n d  S a l v a d o r e a n  l i t i g a t i o n s .  The 
b u i l d i n g  w a s  v a c a n t  f rom 1 9 2 7  t o  1933.  Its p r e s e n t  u s e  a s  a 
rooming house  began  i n  1936.  The s t r u c t u r e  h a s  n o t  s e r v e d  
as  a s i n g l e  f a m i l y  r e s i d e n c e  s i n c e  1923.  

9, S i n c e  1936 t h e  s t r u c t u r e  h a s  b e e n  a l l o w e d  t o  f a l l  
i n t o  d i s r e p a i r .  The s o u t h  chimney b reas t  h a s  b e e n  removed 
from i t s  o r i g i n a l  l oca t ion  and  r e b u i l t  i n  t h e  s o u t h w e s t  
c o r n e r .  An e n c l o s e d  p o r c h  on t h e  n o r t h  f a c a d e  and t w o  s t o r y  
t i l e  c o n s e r v a t o r y  w e r e  added  b u t  l a t e r  removed. The 
i n t e r i o r  h a s  b e e n  s u b d i v i d e d  i n t o  t h i r t y - f i v e  s l e e p i n g  rooms 
w i t h  l i t t l e  r e g a r d  for t h e  o r i g i n a l  room l a y o u t .  I n t e r i o r  
t r i m ,  wocd p a n e l i n g  and  p l a s t e r  c o r n i c e  d e t a i l s  have  been  
removed,  c u t ,  o r  a r e  i n  s e r i o u s  d i s r e p a i r  f rom damage by 
o c c u p a n t s .  A m a k e s h i f t  ba throom h a s  b e e n  i n s t a l l e d  i n  t h e  
lobby .  The o r i g i n a l  g r a n d e u r  of t h e  lobby h a s  b e e n  
compromised by numerous changes  a n d  p o o r  t r e a t m e n t .  &my of 
t h e  rooms a re  so s m a l l  t h a t  l o f t s  have  b e e n  i n s t a l l e d  f o r  
s l e e p i n g .  R e p a i r s  have  b e e n  made i n  a t e m p o r a r y  f a s h i o n .  
E l e c t r i c a l  w i r i n g  h a s  b e e n  l e f t  exposed .  The e x t e r i o r  h a s  
been  g i v e n  min ima l  a t t e n t i o n  over t h e  y e a r s .  T h e r e  i s  no 
s v i d e n c e  of c o n c e r n  f o r  e n e r g y  c o n s e r v a t i o n  or p r o t e c t i o n  of 
e x t e r i o r  wa i l s  from w e a t h e r  damage. 

1 0 .  P r e s e n t l y  t h e r e  a re  t h i r t y - f i v e  o r  more p e r s o n s  
r e s i d i n g  on t h e  p r e m i s e s .  The t e n a n t s  a r e  t r a n s i e n t s  w i t h  a 
h i g h  t u r n o v e r  r z t e  I n t e r i o r  c o n d i t i o n s  are  e x t r e m e l y  p o o r  
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w i t h  r e s p e c t  t o  b a s i c  hous ing  needs  and r e q u i r e m e n t s ,  
Requirements  f o r  h e a l t h  and s a f e t y  a re  o n l y  m a r g i n a l l y  m e t . ,  
The b u i l d i n g ' s  p r e s e n t  p h y s i c a l  c o n d i t i o n  creates 
p o t e n t i a l l y  s e r i o u s  h e a l t h  and s a f e t y  h a z z a r d s  t o  t h e  
i n h a b i t a n t s ,  

1 1 .  The a p p l i c a n t s  have a c o n t r a c t  t o  s e l l  t h e  b u i l d i n g  
t o  a d e v e l o p e r  who p r o p o s e s  t o  r e n o v a t e  t h e  b u i l d i n g  a s  a 
n i n e  u n i t  apa r tmen t  house as  a condominium. The r e n o v a t j o n  
w i l l  c o r r e c t  t h e  e x i s t i n g  f i r e  and b u i l d i n g  code 
d e f i c i e n c i e s .  The i m p o r t a n t  a r c h i t e c t u r z l  f e a t u r e s  of  t h e  
b u i l d i n g  w i l l  be  p r e s e r v e d  a ~ d  r e s t o r e d  i n  t h e  s p i r i t  o f  t h e  
o r i g i n a l  d e s i g n .  The proposed  apa r tmen t  u s e  w i l l  c o n s i s t  o f  
f . i y 7 e  two bedroom u n i t s  and f o u r  one bedroom u n i t s .  N e w  
plumbing,  e l e c t r i c a l  and mechanica l  f a c i l i t i e s  w i l l  be  
i n s t a l l e d .  The ~ l e w  i n t e r i o r  p l a n  w i l l  compliment t h e  
o r i g i n a l  g rand  d e s i g n  o f  t h e  a r c h i t e c t  P e l z .  The  f i r s t  
f l o o r  lohhy , o r i g i n a l  d i n i n g  room and e x i s t i n g  f i r e p l a c e  
m a n t l e s ,  w i l l  b e  r e t a i n e d  and r e s t o r e d .  The e x t e r i o r  f a c a d e  
w i l l  be r e f u r b i s h e d  t o  i t s  o r i q i n a l  g rand  a p p e a r a n c e ,  

1 2 .  The c o n t r a c t  p u r c h a s e r  p r o p o s e s  -to make s t r u c t u r a l  
a l t e r a t i o n s  t o  a l l o w  t h e  i n s t a l l a t i o n  o f  two p r i v a t e  
e l e v a t o r s  I i n t e r i o r  convenience  s t a i r s  f o r  dup lex  u n i t s  and 
roo f  s k y l i g h t s ,  The a l t e r a t i o n s  w i l l  have minor  impact  on 
t h e  c h a r a c t e r  of t h e  h i s t o r i c  i n t e r i o r .  These a l t e r a t i o n s  
w i l l  n o t  be  v i s i b l e  from the e x t e r i o r .  

13.  The c o r , t r a c t  p u r c h a s e r  p r o p o s e s  t o  r o o f  o v e r  t h e  
e x i s t i n g  d e p r e s s s e d  c o u r t y a r d  between t h e  house and t h e  
g a r a g e  a s  a 339 s q u a r e  f o o t  a d d i t i o n .  The c o u r t y a r d ,  
l o c a t e d  a t  t h e  basement f l o o r ,  v a r i e s  between t h i r t e e n  and 
twenty  f e e t  i n  w i d t h  and i s  s h i e l d e d  a l m o s t  e n t i r e l y  from 
d i r e c t  s u n l i g h t  by t h e  m a i n  b u i l d i n g  t o  t h e  s o u t h  and t e n  
f o o t  h i g h  w a l l s  t c  t h e  e a s t  and w e s t .  Roofing ove r  t h e  
c o u r t y a r d  w i l l  i n c r e a s e  t h e  basement l i v i n g  s p a c e .  The roo f  
w i l l  be b u i l t  between t h e  two e x i s t i n g  e x t e r i o r  w a l l s  c f  t h e  
c o u r t e  No n e w  e x t e r i o r  w a l i s  w i l l  b e  c o n s t r u c t e d .  Three 
s m a l l  window open ings  w i l l  be p l a c e d  i n  the e x i s t i n g  wa.11 
a l o n g  22nd S t ree t .  

1 4 .  There are  n o  e x i s t i n g  o n - s i t e  p a r k i n g  s p a c e s ,  The 
e x i s t i n g  g a r a g e  i s  t o o  s m a l l  t o  be used  f o r  a u t o m b i l e  
s t o r a g e  as  it measures  e i g h t  f e e t  wide by 1 6 . 5  f e e t  deep.  
Thus,  it i s  less t h a n  t h e  r e q u i r e d  n i n e  f o o t  by n i n e t e e n  
f o o t  s i z e  f o r  p a r k i n g  s p a c e s .  The g a r a g e  i s  proposed  t o  be  
e n c l o s e d  a s  r e s i d e n t i a l  l i v i n g  s p a c e  w i t h  minor e x t e r i o r  
a l t e r a t i o n s .  

15.  T h e r e  are  s i x  o n - s t r e e t  p a r k i n g  s p a c e s  d i r e c t l y  i n  
f r o n t  o f  t h e  h u i l d i r ? g  on 22nd Street  s u b j e c t  t o  t h e  
r e s i d e n t i a l  p a r k i n g  p e r m i t  program. There a re  t h r e e  s p a c e s  
a l o n g  t h e  F la s sachuse t t s  Avenue f r o n t a g e  a v a i l a b l e  f o r  
weekend and even ing  p a r k i n g ,  I n  a d d i t i o n ,  o t h e r  o n - s t r e e t  
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r e s i d e n t i a l  p e r m i t  s p a c e s  a r e  l o c a t e d  w i t h i n  two b l o c k s  of 
t h e  b u i l d i n g .  A day /even ing  p a r k i n g  exchange t y p i c a l l y  
o c c u r s  between embassy workers  and. r e s i d e n t s  a 

1 6 .  The s i t e  is 1-ocated two b l o c k s  from t h e  Dupopt 
C i r c l e  M e t r o r a i l  S t a t i o n .  The area i s  a major  hub f o r  Metro 
bus  t r a n s p o r t a t i o n  i n  t h e  Northwest  s e c t i o n  of t h e  c i t y  w i t h  
r o u t e s  on Massachuse t t s  and Flor idla  Avenues, 0, 22nd and 
23rd S t r e e t s .  

17. The  c o n t r a c t  p u r c h a s e r  t e s t i f i e d  t h a t  t h e  d e c r e a s e d  
occupancy and u s e  change w i l l  s u b s t a n t i a l l y  d e c r e a s e  t h e  
nurc,her of v e h i c u l a r  t r i p s  t o  and from t h e  s i t e .  A su rvey  o f  
t e n a n t s  a t  t h e  b u i l d i n g  i n  June  o f  1 9 8 3  i n d i c a t e d  t h a t  s i x  
of t h e  t e n a n t s  owned au tomobi l e s  which were pa rked  on 
a d j a c e n t  p u b l i c  s t r ee t s ,  The  p a r k i n g  needs  O E  t h e  o c c u p a n t s  
of  t h e  proposed  n i n e  a p a r t m e n t s  u n i t s  w i l l  b e  e q u a l  t o  o r  
less  t h a n  t h o s e  o f  t h e  t h i r t y - f i v e  rooming. u n i t s .  I t  i s  t h e  
i n t e n t i o n  o f  t h e  a p p l i c a n t  t o  p r o v i d e  o f f - s t r e e t  p a r k i n g  as 
p a r t  of t h e  lease he e n t e r s  i n t o  w i t h  t h r e e  t e n a n t s  who have 
c a r s .  The a p p l i c a n t  i s  i n  t h e  p r o c e s s  o f  s e c u r i n g  long t e r m  
o f f - s t r e e t  p a r k i n g  f o r  t h e  r e s i d e n t s  of t h e  b u i l d i n g .  

18. The s u b j e c t  l o t  i s  bounded by a f o r t y  f o o t  deep  
p u b l i c  s p a c e  between t h e  l o t  l i n e  and s idewa lk  a l o n g  
Massachuse t t s  AT:enue and a s e v e n t e e n  f o o t  p u b l i c  s p a c e  a l o n g  
22nd S t r e e t .  

1 9 .  The c o n t r a c t  p u r c h a s e r  t e s t i f i e d  t h a t  t h e  proposed  
r e n o v a t i o n  and r e s t o r a t i o n  of t h e  s u b j e c t  p r o p e r t y  was 
approved by t h e  J o i n t  Committee on Landmarks on September 
2 2 ,  1 9 8 3 .  

2 0 .  The R-3 D i s t r i c t  r e q u i r e s  a minimum l o t  area of 
4 , 0 0 0  s q u a r e  f e e t .  The s u b j e c t  l o t  c o n t a i n s  2 , 7 7 1  s q u a r e  
f e e t .  

2 1 .  A minimum l o t  w i d t h  of f o r t y  f e e t  i s  r e q u i r e d .  The 
s u b j e c t  p r o p e r t y  h a s  a v e r a g e  l o t  w id th  of 2 5 . 3 2  f e e t .  

2 2 .  A maximum l o t  occupancy of f o r t y  p e r c e n t  o r  1 , 1 0 8 . 4  
s q u a r e  f e e t  i s  a l lowed  and 2 , 1 4 6  s q u a r e  f e e t  i n c l u d i n g  t h e  
339  s q u a r e  f o o t  a d d i t i o n ,  is p r o v i d e d ,  r e q u i r i n g  a v a r i a n c e  
o f  1 ,037  s q u a r e  f e e t  OL n i n e t y - f o u r  p e r c e n t .  

2 3 .  The r e q u e s t e d  seventy-seven  p e r c e n t  l o t  occupancy 
i s  c o n s i s t a n t  w i t h  t h e  l o t  occupancy o f  t h e  m a j o r i t y  o f  t h e  
p r o p e r t i e s  w i t h i n  300 f e e t  of t h e  s u b j e c t  s t r u c t u r e ,  All of 
t h e  p r o p e r t i e s  on t h e  1 6 0 0  b l o c k  of 22nd S t r e e t  have a l o t  
occupancy i n  e x c e s s  o f  s e v e n t y - f i v e  p e r c e n t .  

2 4 .  A rear  y a r d  of t w e n t y  f e e t  i s  r e q u i r e d  and 5.56 
f e e t  i s  p r o v i d e d ,  r e q u i r i n g  a v a r i a n c e  of 1 4 . 4 4  f e e t  o r  
seventy- two p e r c e n t  
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2 5 .  The proposed rear yard of 5.56 feet is consistent 
with the rear yards of the majority of the corner properties 
within 3 0 0  feet of the subject site. The properties at 
3 1 3 1 ,  2 2 0 0  and 2 2 0 9  Massachusetts Avenue, 1621 and i 6 0 7  22nd 
Street have no rear yard. The proposed enlargement will riot 
physically alter the existing structure nor be visible from 
the street. 

26. The Zoriing Administrator has determined that no 
off-street parking is required and none is provided. 

27. Paragraph 7106.11 of the Zoriing Regulations, 
provides that, if approved by the Board of Zoning Adjust- 
ment, a non-conforming use may be changed to a use which is 
permitted as a matter-of-right in the most restrictive 
district in which the existing non-conforming use is 
permitted as a matter-of-right, provided that: 

A. 

B. 

C. 

28. 

The proposed use will not adversely affect the 
present character or future development of the 
surrounding area a 

The proposed use will not create any deleterious 
external effects, including but not limited to 
noise, traffic, parking and loading 
considerations, illumination, vibration, odor, and 
design and siting effects. 

The Board may require the provision of or direct 
changes, modifications, or amendments to any 
design, plan, screening, landscaping, type of 
lighting, nature of any sign, pedestrian or 
vehicular acress , parking and loading I hours of 
operation, or any other restriction or safeguard 
it may deem necessary to protect the value, 
utilizaticn, or enjoyment of property in the 
neighborhood. 

A rooming house is first permitted in the R-4 
District, pursuant to Paragraph 3 1 0 4 . 3 6  of the Zoning 
Regulations. Paragraph 3 1 0 4 . 3 3  of the Zoninq Regulations 
permits an apartment house in the R-4 Ristrict as a matter- 
of-right as a conversion of a building or other structure 
existing bei=ore May 12, 1958. 

29. Paragraph 7106.13 of the Zoninq Regulations 
provides that ordinary repairs, alterations or 
modernizations may be made to a structure or portion thereof 
devoted to a nonconforming use. Structural alterations are 
not allowed except t h o s e  reqii-ired by other municipal law or 
regulations I provided. that structural alterations are 
permitted to a lawfully existing nonconforminu flat or 
apartment house located within a residential district. 
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3 0 .  P a r a g r a p h  7 1 0 6 . 1 4  of  t h e  Zoning R e g u l a t i o n s  
p r o v i d e s  t h a t  a s t r u c t u r e  d-evoted t o  a nonconforming  u s e  may 
n o t  b e  e n l a r q e d ,  e x c e p t  i f  s u c h  e n l a r g e m e n t  i s  t o  b e  d e v o t e 2  
t o  a confo rming  u s e .  A new s t r u c t u r e  may n o t  b e  e r e c t e d  t o  
house  a nonconforming  u s e .  

31. The O f f i c e  of  P l a n n i n g ,  by r e p o r t  d a t e d  O c t o b e r  2 0 ,  
1983,  recornmended t h a t  t h e  a p p l i c a t i o n  b e  approved  i n  t h a t  
i t  m e e t s  t h e  p u r p o s e  a n d  i n t e n t  o f  P a r a g r a p h  8207.11 and  
S u b - s e c t i o n  8207.2 OF t h e  Zoning R e g u l a t i o n s .  The O f f i c e  of 
P l a n n i n g  w a s  of t h e  o p i n i o n  t h a t  t h e  p r o p o s a l  t o  r e n o v a t e  
t h e  s u b j e c t  p r e m i s e s  h a s  m e r i t .  I n  t h e  v i e w  of t h e  O f f i c e  
of  F l a n n i n g ,  t h e  s p e c i a l  e x c e p t i o n  and v a r i a n c e s  were 
t e c h n i c a l  c o n s i d e r a t i o n s  t h a t  are s u p p o r t e d  by t h e  s i t e ' s  
p h y s i c a l  c o n s  t r a r n t s ,  i n c l u d i n g  s i z e  s h a p e  d e p t h  and  t h e  
e x i s t e n c e  o f  a pre-1358 s t r u c t u r e .  T h e  C f f i c e  of P l a n n i n g  
n o t e d  t h e  s i t e ' s  u s e  h i s t o r y ,  a r c h i t e c t u r a l  s i g n i f i c a n c e  and  
l o c a t i o n  as a d d i t i o n a l  r e a s o n s  f o r  e n c o u r a g i n g  t h e  u p g r a d i n g  
o f  t h i s  s t r u c t u r e .  The O f f i c e  o f  P l a n n i n g  was c o g n i z a n t  of 
t h e  many l a r g e  f o r m e r l y  r e s i d e n t i a l  s t r u c t u r e s  w i t h i n  t h e  
c i t y  and  t h e  Sher idan-Palorarna  ne ighborhood  i n  p a r t i c u l a r  
which  have  b e e n  c o n v e r t e d  f o r  u s e  as  f o r e i g n  m i s s i o n s ,  and  
w a s  e n c o u r a g e d  t h a t  t h e  s u b j e c t  p r o p o s a l  w i l l  m a i n t a i n  t h e  
r e s i d e n t i a l  h i s t o r y  of t h i s  p r o p e r t y .  

3 2 .  The O f f i c e  of P l a n n i n g  b e l i e v e d  t h a t  t h e  a p p l i c a n t  
m e t  t h e  c r i t e r i a  of P a r a g r a p h  7 1 0 6 . 1 1 .  R t h i r t y - f i v e  
bedroom rooming house  a n d  a n  a p a r t m e n t  h o u s e  are  b o t h  f i r s t  
p e r m i t t e d  i n  t h e  J?.-4 D i s t r i c t .  The rooming h o u s e  u s e  of t h e  
p r e m i s e s  h a s  e x i s t e d  f o r  t h e  p a s t  f o r t y - s e v e n  y e a r s .  The 
O f f i c e  of P l a n n i n g  w a s  of t h e  o p i n i o n  t h a t  t h e  p r o p o s e d  n i n e  
u n i t  a p a r t m e n t  house  w i l l  n o t  a d v e r s e l y  a f f e c t  t h e  p r e s e n t  
c h a r a c t e r  o r  f u t u r e  deve lopmen t  of t h e  s u r r o u n d i n q  a r e a  
w i t h i n  a r a d i u s  o f  300 f e e t  a r o u n d  s u b j e c t  s i t e .  The 
r e d u c t i o n  i n  t h e  r e s i d e n t i a L  t e n a n t  p o p u l a t i o n  a t  t h i s  s i t e  
w i l l  change  t h e  e x i s t i n g  rooming h o u s e  u s e  t o  a more 
r e s t r i c t i v e  u s e  w h i c h  w i l l  i n  t u r n  r e d u c e  s u b s t a n t i a l l y  any 
n o i s e  o r  o t h e r  d e l e t e r i o u s  e f f e c t s  r e s u l t i n g  from t h e  
p r o p o s e d  use. 

33. The O f f i c e  of P l a n n i n g  found t h a t  t h e  r e q u e s t e d  
v a r i a n c e s  u n d e r  P a r a g r a p h  7106.13 and  7 1 0 6 . 1 4  of t h e  Zoning 
R e g u l a t i o n s  r e f l e c t  t h e  d i f f i c u l t  and u n i q u e  c i r c u m s t a n c e s  
f a c e d  by t h e  a p p l i c a n t s  i n  d e v e l o p i n g  t h i s  p r o p e r t v  i n  
s t r i c t  a c c o r d a n c e  w i t h  t h e  Zoning R e g u l a t i o n s .  The 
v a r i a n c e s  a r e  r e q u e s t e d  t o  a l l o w  t h e  c o n s t r u c t i o n  of t w o  
s t a i r w a y s  and  e l e v a t o r  ccres t o  serve t h e  t o p  f l o o r  
a p a r t m e n t s ,  t o  a l t e r  t h e  s i z e  o f  several windows f o r  
i n c r e a s e d  l i g h t  and  v e n t i l a t i o n ,  t o  b u i l d  a r o o f  over a 
c o u r t y a r d  t o  create  a first f l o o r  a p a r t m e n t  and  f o r  t h e  
a d d i t i o n  of s k y l i g h t s ,  The O f f i c e  of P l a n n i n g  was of t h e  
o p i n i o n  t h a t  t h e  r e q u e s t e d  v a r i a n c e s  w i l l .  n o t  c a u s e  d e t r i -  
ment  t o  t h e  a r c h i t e c t u r a l  i n t e q r i t y  of t h e  b u i l d i n g s .  The 
e x c e p t i o n a l  n a r r o w n e s s ,  s h a p e  and. age of  t h e  p r o p e r t y  and  



existing buildings makes a practical disposition of interior 
apartment spaces difficult to achieve. The preservation of 
the historical interior elements such as the lobby and 
stairs is an exceptional situation. 

34. The Office of Planning believed that the applicants 
have a practical di fficulty in requestin9 variances to 
enlarcre the existing structiire. The area to be expanded is 
confined within the walls o€ a depressed courtyard located 
between the existir,g structure and the garage, The new 
enclosed space will be combired with the garage as an 
apartment unit. The new exterior wall or roof construction 
will not be visible from the street, nor will it physically 
alter the existing structure. The floor level of the 
depressed courtyard is ten to twelve feet below its east and 
west walls I respectively, Narrow unobtrusive windows are 
proposed to be made in the east wall to provide natural! 
light to the new enclosed space, The Office of Planning 
further believed that the requested variances reflect a 
condition similar to other corner properties and w i l l  not 
substantially impair the intent I purpose or integrity of the 
Zoning Regulations. The Board concurs with the findings arid 
recommendation 0 5  the Office of Planninq. 

35. Four letters in support of the application were 
received into the record from residents of 1620 22nd Street 
and 2131, 2203 and 2212 Plassachusetts Avenuep N.17. Two 
individuals of 1605 arid 1718 22nd Street, N.W.  and a 
representative of the Dupont Circle Citizens Association 
appeared at the public hearing and. t-estified in support of 
the application. Support f o r  the application was based on 
the following: 

a. The proposed residential use is in the best 
interest and will be an asset to the community. 
It will not have the impact of other uses. 

b. While no parking can be provided on the site, the 
proposed use will involve as few cars as any other 
use. However, there is a general concern for 
parking in the neiqhborhood. 

The Board concurs with the views and recommendation of those 
residents and the Dupont Circle Citizens Association in 
support of the application. 

36. A resident of 1616 22nd Street, M.1l. and a 
representative of the Residential Action Coalition appeared 
at the public hearing and testified in opposition to the 
application stating concern for the lack of parking iii the 
neighhcrhood and that the proposed nine units is an over 
intensification of the property. However ,, both supported 
the restoration of the property for residential use. The 
Board disagrees with the opposition that nine units is too 
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i n t e n s i v e .  The Board f i n d s  t h a t  t h e  proposed  n i n e  u n i t s  i s  
c l e a r l y  l ess  i n t e n s i v e  t h a n  t h e  l e g a l l y  p e r m i t t e d  
ma t t e r -o f - r igh t .  t h i r t y - f i v e  bedroom rooming house .  The 
Board f i n d s  t h a t  no p a r k i n g  can  b e  p r o v i d e d  o n - s i t e  and t h a t  
t h e r e  iire some a v a i l a b l e  on s t r e e t  p a r k i n g  s p a c e s .  The  
Board c o n c u r s  w i t h  t h e  o p p o s i t i o n  t h a t  t h e  s u b j e c t  p r o p e r t y  
s h o u l d  be r e s t o r e d  f o r  r e s i d e n t i a l  u s e .  

37. Advisory Neighborhood Commission LD by r e p o r t  d a t e d  
October  11, 1 9 8 3 ,  s t a t e d  t h a t  t h e  Commission v o t e d  
unanimously t o  s u p p o r t  t h e  a p p l i c a t i o n  f o r  t h e  f o l l o w i n g  
r e a s o n s :  

a .  There  i s  no o f f - s t r e e t  p a r k i n g  a v a i l a b l e  no m a t t e r  
what u s e  i s  made o f  t h e  b u i l d i n g .  

b .  Accep t ing  t h e  above f a c t ,  t h e  b e s t  u s e  would be  
f o r  r e s i d e n t i a l  p u r p o s e s .  Apartments  a re  p r e f e r -  
a b l e  t o  c h a n c e r y ,  p r i v a t e  s c h o o l  o r  o f f i c e s .  
While r e s i d e n t s  would have p e r m i t  p a r k i n g  a v a i l -  
a b l e  on t h e  s t ree t ,  t h e i r  numbers are bound t o  be  
fewer  than  t h e  number o f  p e o p l e  who F70UI-d come and 
go f o r  n o n - r e s i d e n t i a l  p u r p o s e s ,  

C .  "he proposed  r e n o v a t i o n  would b e  a huge improve-. 
ment.  A t  p r e s e n t  t h e  house i s  i n  a g r o s s l y  
d e t e r i o r a t i n g  c o n d i t i o n  and i s  a n  e y e s o r e  i n  t h e  
neighborhood.  

d .  Both t h e  H i s t o r i c  P r e s e r v a t i o n  Review Board and 
t h e  Dupont C i r c l e  Conservancy have approved t h e  
d e s i g n .  

The Board c o n c u r s  w i t h  t h e  v iews  and recommendation o f  t h e  
ANC.  

CONCLUSIONS O F  LAIJ AND O P I N I O N :  

Based on t h e  e v i d e n c e  o f  r e c o r d  an2  t h e  f i n d i n g s  o f  
f a c t ,  t h e  Board conc ludes  t h a t  t h e  a p p l i c a n t s  a r e  s e e k i n g  a 
s p e c i a l  e x c e p t i o n  2nd a r e a  v a r i a n c e s ,  I n  o r d e r  t o  b e  
g r a n t e d  t h e  s p e c i a l  e x c e p t i o n  r e l i e f  r e q u e s t e d ,  t h e  a p p l i -  
c a n t s  must show th rough  s u b s t a n t i a l  e v i d e n c e  t h a t  t h e y  have 
complied w i t h  t h e  r e q u i r e m e n t s  of Sub- sec t ion  7 1 0 6 . 1  of t h e  
Zoning R e g u l a t i o n s .  

The Eoard conc ludes  t h a t  t h e  a p p l - i c a n t s  have c o n p l i e d  
w i t h  t h e  r e q u i r e m e n t s  o f  Sub- sec t ion  7 1 0 6 . 1  of t h e  
R e g u l a t i o n s .  The proposed  u s e  i s  less i n t e n s e  t h a n  t h e  
p r e v i o u s  rooming house u s e .  The proposed  apa r tmen t  house 
and rooming house a re  b o t h  f i r s t  p e r m i t t e d  i n  t h e  R-4 
D i s t r i c t  j. The proposed  u s e  w i l l  n o t  a d v e r s e l y  a f f e c t  t h e  
p r e s e n t  c h a r a c t e r  o r  f u t u r e  development  o f  t h e  s u r r o u n d i n g  
area w i t h i n  300 f e e t  i n  a l l  d i r e c t i o n s .  The proposed  
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apa r tmen t  house w i l l  add permanent  r e s i d e n t s  t o  t h e  
neighborhood.  The i n t e n s i t y  of u s e  w i l l  b e  reduced  from a 
t h i r t y - f i v e  u n i t  rooming house i n  poor  c o n d i t i o n  to a 
comple t e ly  r e n o v a t e d  n i n e  u n i t  a p a r t m e n t  b u i l d i n g .  The 
s t r u c t u r e  w i l l  b e  r enova ted  t o  i t s  h i s t o r i c  g r a n d e u r  and 
w i l l  b e  r e c y c l e d  f o r  a p r a c t i c a l  u s e  which i s  complementary 
w i t h  t h e  s t r u c t u r e  and t h e  s u r r o u n d i n g  neighborhood.  

The  Board c o n c l u d e s  t h a t  t h e  proposed  u s e  w i l l  n o t  
g e n e r a t e  any d e l e t e r i o u s  e x t e r n a l  e f f e c t s ,  such  a s  n o i s e  
v i b r a t i o n ,  smoke o r  odor  emanat ing  from t h e  s t r u c t u r e ,  The 
d e c r e a s e  i n  occupancy w i l l  d e c r e a s e  t h e  v e h i c u l a r  t r a f f i c  t o  
and from t h e  s i t e .  The p a r k i n g  needs  o f  t h e  n i n e  apa r tmen t  
u n i t s  a r e  n o t  e x p e c t e d  t o  exceed  t h o s e  of t h e  e x i s t i n g  
t h i r t y - f  i v e  rooming u n i t s .  A su rvey  o f  e x i s t i n g  t e n a n t s  
conducted  i n  J u n e ,  1 9 8 3 ,  r e v e a l e d  t h a t  s i x  of t h e  t e n a n t s  
had c a r s  which w e r e  pa rked  i n  t h e  ne ighborhood.  The change 
i n  u s e  t o  apa r tmen t  house w i l l  e l i m i n a t e  c o n g e s t i o n  caused  
by rooming house s h o r t  t e r m  occupancy,  

The area w i t h i n  a two b l o c k  r a d i u s  i n d i c a t e s  s u f f i c i e n t  
r e s i d e n t i a l  p e r m i t  p a r k i n g  s p a c e s  a r e  a v a i l a b l e  d u r i n g  t h e  
d a y ,  i n c l u d i n g  s i x  s p a c e s  d i r e c t l y  i n  f r o n t  o f  t h e  p r o p e r t y  
on 22nd S t r e e t ,  T h e r e  a r e  commercial  l o t s  a v a i l a b l e  i n  t h e  
s u r r o u n d i n g  area t o  p r o v i d e  a d d i t i o n a l  p a r k i n g  i f  needed.  
The a p p l i c a n t  h a s  a l s o  t a k e n  a d d i t i o n a l  s t e p s  t o  s e c u r e  
o f f - s t r e e t  parkincg f o r  t h e  f u t u r e  r e s i d e n t s  of  t h e  b u i l d i n g .  
The s u b j e c t  p r o p e r t y  i s  l o c a t e d  a t  t h e  hub o f  p u b l i c  t r a r , s -  
p o r t a t i o n  f o r  Northwest  TJashington. The Dupont C i r c l e  
N e t r o r a i l  s t a t i o n  i s  l o c a t e d  two b l o c k s  from t h e  s i t e  and 
t h e r e  are s e v e r a l  Ftetrobus r o u t e s  w i t h i n  two b l o c k s  of  t h e  
s i t e .  

A s  t o  t h e  v a r i a n c e s  r e q u e s t e d ,  t h e  Board conc ludes  t h a t  
t h e y  are a r e a  va . r i ances ,  t h e  g r a n t i n g  o f  which r e q u i r e s  a 
showing of a p r a c t i c a l  d i f f i c u l t y  i n h e r e n t  i n  t h e  p r o p e r t y  
i t s e l f .  The Board c o n c l u d e s  t h a t  t h e  a p p l i c a n t s  have m e t  
t h e  burden  OF proof  w i t h  r e g a r d  t o  t h e  f o u r  area v a r i a n c e s .  
The s u b j e c t  s t r u c t u r e  e x i s t e d  b e f o r e  t h e  e f f e c t i v e n e s s  of 
t h e  p r e s e n t  Zoning R e g u l a t i o n s  The s i t e  i s  e x c e p t i o n a l l y  
narrow and i r r e g u l a r l y  shaped making p r a c t i c a l  l a y o u t  of  
apa r tmen t  s p a c e s  d i f f i c u l t  t o  a c h i e v e  S t r u c t u r a l  a l t e r a -  
t i o n s  are  needed t o  i n s t a l l  i n t e r i o r  s t a i r s ,  e l e v a t o r s  and 
s k y l i q h t s  t o  improve c i r c u l a t i o n  w i t h i n  t h e  s t r u c t u r e  as 
w e l l  a s  t o  b r i n g  t h e  s t r u c t u r e  up  t o  B u i l d i n g  Code 
s t a n d a r d s .  The proposed  a d d i t i o n  w i l l  n o t  b e  v i s i b l e  from 
t h e  s t ree t  and p r o v i d e s  an a p p r o p r i a t e  u s e  o f  a s u b s t a n d a r d  
g a r a g e  and courtya.rd area.  The r e q u i r e m e n t s  f o r  
p r e s e r v a t i o n  o f  t h e  s t r u c t u r e ' s  i n t e r i o r  and e x t e r i o r  
r e s u l t s  i n  an  a d d i t i o n a l  e x c e p t i o n a l  s i t u a t i o n  and p l a c e s  an 
undue h a r d s h i p  on t h e  a p p l i c a n t .  The Board conc ludes  t h a t  
t h e  v a r i a n c e  r e l i e f  can  b e  g r a n t e d  w i t h o u t  s u b s t a n t i a l  
d e t r i m e n t  t o  t h e  p u b l i c  good and w i t h o u t  s u b s t a n t i a l l y  
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i m p a i r i n g  t h e  i n t e n t ,  purpose  and i n t e q r i t y  of t h e  zone 
p l a n .  

The Board al-so conc ludes  t h a t  it h a s  acco rded  t o  t h e  
ARC t h e  " g r e a t  we igh t "  t o  which i t  i s  e n t i t l e d .  
Accord ing iy ,  it i s  ORDERED tha - t  t h e  a p p l i c a t i o n  i s  hereby  
GRANTED S U K J E C T  t o  t h e  C O N D I T I O N  tha t .  c o n s t r u c t i o n  b e  i n  
acco rdance  w i t h  r e v i s e d  p l a n s  marked  as  E x h i b i t  No. 3 0  of 
t h e  r e c o r d ,  

VOTE: 4-0  ( D G u ~ ~ ~ s  J. P a t t o n ,  C h a r l e s  3. Morris and 
T J i l l i a m  F.  14cIntosh to g r a n t ;  Waiter R .  L e w i s  
t o  c j r an t  by p roxy ;  C a r r i e  L e  T h o r n h i l i  n o t  
v o t i n g ,  n o t  having  hea rd  t h e  case) .  

BY ORDER O F  T H E  D . C .  BOARD O F  Z O N I N G  ADJUSTMENT 

A T T E S T E D  BY: 
STEVEN E. SHER 
Execu t ive  D i r e c t o r  

F I N A L  PATE O F  ORDER:  

IJPJDER SUB-SECTION 8 2 0 4 . 3  CF  THE Z O N I N G  R E G U L A T I O N S ,  ''NO 
D E C I S I O N  OR ORDER O F  THE EOARD S H A L L  TAKE E F F E C T  UNTIL T E N  

RULES O F  P R A C T I C E  AND PROCEDURE B E F O R E  YHF EOART! O F  Z O N I N G  
DAYS A F T E R  H A V I N G  BECOb'E F I N A L  PURSUANT T O  THE S U P P L E M E N T A L  

A D J U S T M E N T .  " 

T H I S  GRDRR O F  T H E  BOARD I S  V A L I D  F O R  A P E R I O D  O F  S I X  MONTHS 
A F T E R  T H E  E F r E C T I V E  DATE O F  T H I S  ORDER, U N L E S S  W T T H I N  SUCK 
P E R I O D  AN A P P L I C A T I O T I  FOR A BUILDIPJ'G P E R M I T  OR C E R T I F I C A T E  
O F  OCCUPANCY I S  F I L E D  TJITI-1 T H E  ~ ~ P ~ ~ T I ~ E N T  O F  CONSUMER ANT, 
REGULATORY A F F A I R S  . 


